Iran boasts 87,000 ha of historical places in more than 242 cities by virtue of its historical background and its geographical situation (predominantly cold and dry climate). Hence, the most critical issue the country is confronted with at present is the reconstruction of the historical buildings and places of the cities. The purpose of this study is to review the reconstruction project of Mashhad city center, Iran's second largest metropolis, as an instance of urban redevelopment projects carried out in Iran since 1979. The present study was conducted in the city center of Mashhad by dividing it into two distinct parts: direct intervention area (under supervision of governmental authorities) and indirect intervention area (under supervision of the private sector and sub-governmental authorities). The results obtained from questionnaires show that in the direct intervention area residents are faced with a great deal of problems (forced relocation, unemployment, low incomes, cultural-social alienation, eviction and so forth). In the indirect intervention area, they came up against fi nancial problems, issuance of construction permits, etc. Finally, the city center reconstruction project has undergone a change from a large-scale redevelopment and non-participatory plan to a stockholder sharing and marketoriented commercial one. These transitional plans reveal a non-participatory approach to the city center reconstruction. For instance, property owners in the area have been ignored during this process. If this trend continues, the chances of implementing the plan in the long run would be limited.
INTRODUCTION
In our modern world and in the age of globalization, the scientifi c studies of city planning are concentrated on two main tenets of re-urbanization and sub-urbanization [1] . Directing urban development is based on the prevention of urban sprawl and seeking to attain a compact city and mixed urban land use [2] . The problems may arise from the separation of the workplaces from residential areas, dividing of urban land use, and the increasing use of cars in daily transportation from workplaces to residential areas and vice versa. In addition to that, the sharp increase in fuel consumption, air pollution, length of city trips, and the alteration of agricultural land use surrounding the cities rather than using uninhabited lands in the city centers have led to the destruction of the environment and raised the importance of re-assessing urban planning policies. Therefore, development must be concentrated on re-urbanization. To cite an example, one could mention the concentration of urban development in England which is based on the below principles [3] :
1. Concentrating the majority of new developments on the inner cities. 2. Reducing the need for city trips in planning new developmental sites. 3. Re-using the previous developed areas, unused houses, etc.
On account of revitalizing city centers based on the gentrifi cation theory in America, Wyly and Hammel (2001) have recognized three gentrifi cation waves which began in the 1950s. The central aspect of the third wave which has initiated from the year 2000 onward is that, gentrifi cation in this period is a part of the federal house policy and it has been made regional and has encouraged the racial and ethnic minorities and also low-income groups to participate in the gentrifi cation process [4] .
In spite of the benefi ts of development of re-urbanization and mixed urban land use, the main criticism leveled against this developmental pattern, is urban over-population. The critics believe that the density and mixed land use increase the cost of land and houses rather than leading to the reduction of environmental pollution. Consequently, the principles of the new model have been assessed by citing evidence from urban projects from countries such as The Netherlands [5] .
The results obtained from evaluating the history of city center revitalization in European countries and US especially with respect to commercial revitalization shows a number of models as follows:
In Europe city center, management schemes are utilized, the most advanced of them is 'The British Town Center Management Scheme', which has had a great impact on rebuilding city centers and has helped attract investments of private/public sectors [6] .
The European Union has also helped to revitalize medium-sized businesses in city centers of multitude of cities such as city centers in Portugal by means of the PROCOM plan.
'The Main Street Program' and 'The Business Improvement District' in the United States play an important role in revitalizing city centers. The aim of the Main Street Plan is the development of revitalizing strategy in order to promote economical development in the historical protected areas.
In other countries such as the Turkish metropolis of Istanbul, the reconstruction of the city center is faced with major challenges including lack of local participation, ignoring the fate of the tenants and vulnerable groups, low-income residents, and the up-down nature of plans and projects [7] .
In Japan too, gentrifi cation emerged in mid 1990s. In Japan, private gentrifi ers invest in older properties in Japanese cities and small-scale redevelopment projects have been carried out by local organizations [8] .
According to the estimation of Iranian Offi cials in the Ministry of Housing and Urban Planning, there are more than 87,000 ha of dilapidated areas in more than 242 cities of Iran [9] . One of the main objectives of the government in rebuilding old urban areas is to rebuild houses. The government has considered two million building units to rebuild in 14,000 ha of old areas, and in order to achieve this they need a credit of 14 billion dollars, the rest of which should be raised with the help of the citizens, Ministry of Housing and Urban Planning [10] .
The summary above indicates the importance of paying attention to expansion of old houses, and the importance of citizen participation in the revitalization process, which is due to the limitations of fi nancial resources.
METHOD OF THE STUDY

Purpose
The study aims to analyze the revitalization process of urban centers in Iran after 1979 focusing on the reconstruction of the center of Mashhad city.
The reconstruction of urban centers in Iran during 1979-2010 has had different ups and downs. It starts with the lack of program and insuffi cient attention to the revitalization of urban centers on the part of the government during 1979-1989 because of the outbreak of Iraq's imposed war against Iran. The process speeds up with a relatively proper attention to the revitalization of urban structures within the framework of 5-year plans (since 1989 four plans have been carried out). With the fi rst election for city councils in 1999 and entrusting some of the state powers to city councils, the process is further accelerated. The other measures taken by state organizations and municipalities to revitalize worn-out structures of city centers include: detecting more than 87,000 ha of worn-out structures in 242 cities, providing encouragements to speed up the revitalization process such as exemption on construction license fees, paying $14,000 loans for revitalizing each house and granting license for an additional storey to the local owners to increase their participation [11] .
It goes without saying that in this 30-year period, the trend of activities has shifted from centralized and non-participatory activities to decentralized and participatory ones, and it is accompanied with the adoption of different patterns including large-scale to small-scale patterns for revitalization of urban centers. However, after this period, the role and position of local owners are not yet fully defi ned and the state and state-like institutions (organizations dependent on the government) overshadow this process. Therefore, this study aims to make a temporal analysis of the revitalization process of the city center of Mashhad and logically regulate the interference stages so that it can explain the patterns so far used for the revitalization. In the next stage, we will have an opinion survey from local residents to detect the problems and obstacles to their participation in the revitalization process. Thus, the minor objectives of the study are as follows:
1. An overall study of the background of urban revitalization and reconstruction from a worldwide perspective. 
Research hypotheses
The hypotheses of this research are formed by an analysis of the reconstruction trend in the city center of Mashhad and dividing it into two sections, namely, direct and indirect interventions, detecting the socio-economic and structural factors of the region (the small seize of the property pieces, high density of population and jobs) and the nature of the prepared detailed plans (largescale and incompatible with local conditions) and the government-centered nature of urban development regulations, which are to the interest of state or state-dependent organizations. The hypotheses follow:
1. The reason of failure of reconstruction projects in the direct intervention area of the city center is the lack of participation of local owners which is due to the fact that their interests were largely being ignored. 2. One of the factors contributing to the failure of plans is the competition of governmental departments with local owners in the reconstruction process. 3. Legal and fi nancial problems are the chief obstacles for local residents in the reconstruction process in the indirect intervention area of the city center. In addition, the Ministry provided a detailed plan for the remaining section (920 ha) in which the revitalization process was indirectly carried out by municipality with the participation of the private section and local residents. So far, there has been a progress of about 10% in the direct intervention section [12] . In the indirect section, the progress rate is not known.
Therefore, in order to study the problems concerning the participation of local owners in revitalization process, the central district of the city of Mashhad was divided into two sections: direct intervention and indirect intervention.
Direct intervention
In this part of the city center, which contains about 12,000 properties and a population of about 30,000, the revitalization operation is mainly concentrated in one sub-section. By the time of the study, about 400 properties had been purchased. The sample population contained 100 properties (25%). Through systematic sampling method and encoding the properties and determining the distance (c = 4) by means of statistical formulae (400 ÷ 100 = 4), the samples were selected and the required data were collected through questionnaires in the site. The data were then analyzed by means of SPSS software.
Indirect intervention
In this section of the city, due to some factors such as the vastness of the area (920 ha) and high population (150,000) and unclearness of the physical progress rate of the project, we fi rst divided the whole area into 24 neighborhoods based on structural divisions. Then, based on statistical formulae and statistical error of 0.05 and the population, 200 owner properties were selected as sample [13] . Based on the population of each neighborhood, and by means of stratifi ed sampling method, at least four and at most 15 people were selected from each neighborhood. They were given questionnaires through which the required data were collected in the site and analyzed by means of SPSS software.
PROCESS OF REVITALIZING CITY CENTERS IN IRAN
The history of renovation of city centers of Iran shows many different patterns including urban intervention in the city center in Reza Shah era , high scale renovations in Mohammad Reza Shah era ) and a mixture of renovation patterns after the Islamic Revolution . It is quite obvious that the renovating process of city centers has been much more developed after the Islamic Revolution in the form of master plans, rules and developmental plans, every one of which is presented considering the conditions of each period [14] . These attempts have been made in six main stages and are fully illustrated in Table 1 . Such schemes range from accessibility plans to master plans. A renovation organization was founded in 1997 for development and renovation under supervision of Ministry of Housing and Planning. Despite being advantageous, this plan has mostly turned out to be uncooperative. Many of the plans have been abandoned due to the fact that in most of them the role of land owners is not clear and the top priority has been given to the improvement of physical structures and not to socio-economic standards, the most obvious example of which is provided as a brief summary of Navab plan cited below.
The plan was operationalized in Tehran, the capital city of Iran and it is a renovation plan with reasonably clear outcomes. Although, it was proposed in 1970, it was not operationalized until 1981, when the comprehensive plan of Tehran was being implemented by the municipality of Tehran. It was 6 km of length, covered an area of 60 ha and connected northern Tehran to its southern parts. The area had 23 old districts and a population of about 308,000 people. A range of rewarding and punishing strategies was used in order to encourage or pressure the owners to sell their properties, e.g. cutting off water supplies, electricity, gas, etc.
The construction of two high-rise complexes to be 180 m apart from each other with a high way crossing in between has the disadvantage of noise pollution due to the creation of 70-72 dB of sound which does not accord with urban standards. The purpose of authorities was not to renovate old urban areas but it was to build a highway to replace a 10-m street [15] .
Evaluating the revitalization and renovation policies in the city centers of Iran proves that the schemes are designed in terms of the interests of the municipalities (articles eight and nine of property ownership). What also comes to mind is the lack of cooperation, the interference of governmental bodies in the destruction of city centers, their inattention to social and economic conditions of the local people, etc. Therefore, it has led to a general dissatisfaction and a continuing reluctance among people to give up their properties. The renovation scheme has thus faced a serious threat. In view of this problem, governmental specialists carrying out this plan have made an attempt to keep the owners satisfi ed by practicing methods such as making the residents 'the stockholders of the project' (e.g. the Majd Project in Mashhad) and therefore have been able to overcome some of the challenges [12] . Interesting to note, most of the stockholders are not even among local residents. Although the governmental and semi-governmental institutions have become aware of the importance of cooperation of private owners, they have not fully accepted it due to fi nancial interests. [18] . It is located in the north east of Iran. The rate of the population growth in the fi rst decade after the Islamic Revolution of Iran was the highest (8.6% from 1976 to 1986). The literal meaning of the word 'Mashhad' is the place of martyrdom since the city is located where the eighth Imam of Shiite Muslims was poisoned and buried about 1,200 years ago. It is thus regarded as a religious city by Iranians [19] . The city receives ~12 million pilgrims and travelers annually, 270,000 of which are foreign tourists [18] . The total area of Mashhad is 300 km 2 , and the area of the inner-city is 1,200 ha with a population of about 200,000 people. Reconstruction projects are basically carried out in an area of 230 ha [20] . Map 1 shows the position of the inner-city and sub-areas (direct and indirect interventions) in the master plan of Mashhad. The results of the socio-economic and spatial studies done in the center of Mashhad show that the average area of properties is 207 m 2 , and that 30% of these properties have an area of 100 m 2 and less, and the average height of the building is 1.6 fl oors. Forty-eight percent of the properties are one-story buildings, 35% are two-story, and the rest are taller. The dominant usage of land is residential (58.6%), 6.3% is commercial and the remaining has other uses. The population density in the area is 350 per ha, the employment rate is 78.8%, and the unemployment rate is 21.2% in the innercity of Mashhad. The dominant mode of business in the area is retailing, while about 60% of the total commercial units are retailers.
THE PROCESS OF RECONSTRUCTION OF MASHHAD INNER-CITY
Most of the properties in the area are private and belong to the citizens -28.8% of the lands -1.5% belong to landlords, and the rest belong to endowment organizations such as Astan Ghods Razavi and Oghaf Endowment Offi ce [21] .
The results of these studies demonstrate that retailing and private ownership are the dominant features of the reconstruction plan. Revival of retailing must be at the center of all activities in the developmental plans. Implementation of large-scale and market-oriented commercial and reconstruction plans may harm the interests of local residents.
On the basis of the above mentioned features, and from the perspective of intervention-renewal plans, the inner-city of Mashhad is divided into two areas as follows:
1. The central city core (near 280 ha) including Holy Shrine of Imam Reza (50 ha) and the area around it (230 ha). This area is in the direct intervention area of the city center. 2. The remaining area around the central city core or inner-city, which is nearly 900 ha. This area is under the supervision of municipality and its indirect intervention. Map 1 illustrates the situation of these two areas.
THE INTERVENTION IN THE CENTRAL TEXTURE OF THE CITY MAY BE DIVIDED INTO TWO PERIODS
Before the Islamic Revolution (1979)
This period is itself subdivided into two periods as follows: from 12 to 50 ha after the revolution. About 2,500 plots of land were bought from the owners residing in the area [22] . Moreover, some of the businesses that were formerly concentrated around the Shrine were destroyed in the second Pahlavi period, the purpose of which was to extend the Holy Shrine. The important consequence of this plan was the destruction of the greenery surrounding the Holy Shrine (Map 4).
The plan of reconstruction of the city center of Mashhad from 1991 to 2004
It was carried out in an area of 230 ha which surrounded the area belonging to the fi rst plan; however, it has changed four times as follows:
The large-scale construction plan (Maps 5 and 6).
It was the fi rst of the plans after the Islamic Revolution which aimed at reconstruction of the city center of Mashhad. In order to implement this plan, a new governmental organization entitled 'Maskansazan' was founded. Three large-organizations played a role in the foundation of it, namely, Astan Ghods Razavi, Urban planning and Housing ministry, and Mashhad Municipality. The plan was of a large-scale, designed to be implemented in an area of over 700 m 2 , but it was also an ambiguous one. The plan did not receive a warm welcome among the residents, and there were serious clashes between the people and the authorities due to which the plan underwent changes.
Changing the large-scale construction plan to the reconstruction plan of 1988-2002 (Map 7)
Due to the vagueness and the market-oriented nature of the construction plan of the city center of Mashhad and its non-participatory approach, it was not implemented at the time. Therefore, the authorities changed the plan and its standards this coincided with the fi rst Iranian City Council elections which led to the formation of Mashhad City Council in 1988. The pressure of the owners on one hand, and the vagueness of the plan on the other, brought about a major change in its content, which fi nally resulted in introducing the reconstruction plan. The main advantage of this new plan was that it was more fl exible, and its design was realistic. Thus, the average area of the properties was reduced from 700 m 2 to a minimum of 250 m 2 . A number of main streets were also removed as a result of the implementation of this plan [23] . Changing detailed plan regulation was the most important event that took place. Map 7 shows the reconstruction plan of the city center of Mashhad.
Market-oriented commercial projects (from 2002 onward)
Another urban plan that was designed for the direct intervention area of the historical city of Mashhad is the large-and medium-sized market-oriented projects. These projects were designed by Map 4: The Holy Shrine development plan. Source: From Ref. [22] .
the Municipality of Mashhad and were carried out in collaboration with the private sector (large construction companies). Local owners did not take part in it due to the fact that they did not have big plots of land. Therefore, the local residents were made to sell their properties to the municipality. If they refused to do so, they were subjected to Act 9 of the municipality law which stipulated the confi scation of the properties that were located within the urban development plan. One of the most important measures taken by the municipality in this regard is the widening of Nadery Street. Map 8 pictures the situation of these eco-commercial projects in the area. What the municipality did was to develop 15 commercial complexes along Nadery Street. The average land area of each complex is 2,193 m 2 , the total fl oor space is 10,383 m 2 , and the average height is seven fl oors. About 50% of the total land use is commercial [24] . The characteristics of these projects are being infl exible and non-participatory as well as causing environmental pollution. 
The stockholder sharing project (from 2005 onward).
The latest urban plan designed for the direct intervention area of the city center of Mashhad is the Stockholder sharing project. This project was operationalized by a governmental corporation which has 15,100 m 2 , 615 commercial units, 277 residential units, 84,000 m 2 of fl oor area, and 12 fl ats. This project is the biggest to be implemented in the distance of 300 m from the Holy Shrine in the city center of Mashhad. One of the differences between this project and the others is the increased participation of the owners and the citizens as stockholders of the project. It is divided into 14 million public stocks. The participation of the owners was about 20% and the total cost of the project was estimated to be around $55 million [25] . Although this project is not a participatory one especially for local residents and owners, it is the fi rst to consider the owner rights.
THE RESULTS OF ANALYSISNG THE QUESTIONNAIRES
The results of analyzing the questionnaires in the two separate sections of direct and indirect interventions are as follows:
Direct intervention area
The descriptive results of the analysis of 100 questionnaires fi lled by the owners concerning the effects of the implementation of the reconstruction project are as follows. The average age of the respondents was 54.5 years and the literacy rate was 76.7%. Moreover, 83% of the respondents had been born within the neighborhood, 10% in the city and the rest outside the city. This indicates that most of the residents are natives. About 56.7% of the properties had been procured from the owners through obligatory possession and exercising legal force. This indicates that the project is non-participatory.
The results of analyzing the questionnaires in this section are indicative of compulsory selling of the properties to state or state-dependent organizations. Thus, the research hypotheses are verifi ed Map 8: Market-oriented commercial projects around Nadery Street in the city center of Mashhad Source: From Ref. [19] .
proving that the plan is non-participatory and that state organizations compete with the owners and apply legal force in order to dispossess the owners. The socio-economic and structural results obtained from questionnaires regarding the effect of the renovation plan on residents (including 100 property owners) reveals the fact that in the direct intervention part of city center of Mashhad, 73.3% of the owners have been made to leave their home and move to other parts of the city, and the average distance between workplace and home has increased from 766 m(before the plan) to 3,157 m (after evacuation). In addition to that, about 60% of the workplaces of landowners used to be in this area which reduced to about 23.3% after the implementation of the renovation plan. Only 3.3% of the owners' workplaces was near their house after the implementation process, in comparison with 26.7% before. The proportion of nongovernmental jobs had also reduced from 73.3% to 46.7%. It is worth mentioning that ~26.7% of the proprietors had a change of job after the plan was conducted. The results demonstrate that 67.7% of the proprietors had indicated a 50% difference between real price of properties and selling price to the sub-governmental authorities. On the whole, 96.7% of the owners were not satisfi ed with the plan and stated that it had a negative effect on their lives. Buying fairly at current prices and sharing profi ts with proprietors are among suggestions made by them in order to facilitate the developmental process. Therefore, one can conclude that this plan has only managed to impoverish the initial owners.
The process of urban reconstruction in the indirect intervention area
In addition to the direct intervention operations of governmental and sub-governmental authorities in the city center of Mashhad, as it was mentioned above, many groups including residents and developers also carried out housing and commercial construction projects in the inner-city of Mashhad. The municipality of Mashhad has issued construction permits for the owners on the basis of regulations of detailed plans. Due to the profi ts involved, developers outside the area also took part in the urban reconstruction process [26] . Upon consideration of the results obtained from questionnaires, the problems related to housing and urban reconstruction may be classifi ed as follows:
1. Problems of obtaining loans from banks: many banks were reluctant to take part in the housing reconstruction project due to high risks involved in the payment of installments. This problem was mentioned by 65% of the residents. 2. Issuance of construction permits by the municipality was a time consuming process, about 37% of the residents complained of its inconvenience. 3. Problems regarding the transport of construction materials. This was stated by 44% of the residents. 4. Financial problems which was voiced by 44% of the residents. 5. Pressure of family members. Family members, especially the youth, insist on leaving old neighborhoods in the city center. 6. Legal problems of inheritance. This was mentioned by 9.54% of the respondents. The results of this fi eld work show that 43% of the residents have renovated their homes while the remaining 57% have not taken any actions in this respect.
The owners in this section enjoy more freedom for property and house reconstruction in comparison with the direct intervention section. That they are not forced to sell their properties to state-dependent institutions; the regulations of the detailed plan are rather fl exible, and state institutions are not rivals for the private section. However, reconstruction in this section does not show much progress because of the legal problems (in issuing construction permits), fi nancial problems (banks do not give loans) and the fi nancial weakness of the owners.
Evaluating the policies of renovation and revitalization of city centers of Iran indicate that the government and its organizations play a major role in the city center renovation while the cooperation of local owners in the urban developmental process is very insignifi cant.
CONCLUDING STATEMENTS
The results of this research show that the periods of urban reconstruction after the revolution are characterized by fi ve distinct stages as follows: The resistance shown by residents against the redevelopment plan in the city center. The formation of city councils in all Iranian cities since 1998 and the pressure of local residents on councilors to protect their ownership rights. which is of two parts: the civilian part (the owners and developers) and the government and municipality part. Since this plan has been recently designed, its evaluation needs more time. The city center of Mashhad is the geographic, socio-economic and cultural as well as religious area of the city. The core is religious due to the existence of the Holy Shrine and authorities share a sensitive mind on it; since it attracts more than 10 million pilgrims a year. Hence, they have divided the inner-city of Mashhad into two sections of direct intervention (which surrounds the Holy Shrine) and indirect section which goes beyond it.
The main purpose of the authorities in the direct intervention area was to respond to the needs of pilgrims and tourists. As a result, they have designed large-scale renovation plans that would impede the participation of local owners. There is no correspondence between renovation plans and capability of local owners.
As the reconstruction plan of the center of Istanbul failed due to lack of local participation and a concentrated up-down planning system [7] . The reconstruction plan of the center of Mashhad, which was expected to be completed in 15 years (1991-2006) , has had only a 10% progresses and is estimated to be completed in the next 90 years [12] . Encouraging local participation, fl exibility of the plan and lack of interference on the part of the government are the secrets of the success of the plan in this section of the city.
In the indirect intervention area of Mashhad, many elements including the owners, developers, offi cials and sub-governmental authorities were in effect in renovation process. The problems of owners in the renovation of their property were mostly banking loans, regulatory administrations, the nature of the plan which was non-participatory, fi nancial matters and so forth.
Accelerating the renovation process in the city center of Mashhad needs to be done through the assignment of power to local communities in order to take the decision-making process into their own hands [27] ; moreover, sub-governmental organizations should support property owners and not challenge them. This need was found in all stages of the renovation process. In addition, a communicative planning process is highly needed so that the owners and stockholders consider themselves to be in a win-win relationship with the government [3] .
The fi nal results of the city center reconstruction process in the city center of Mashhad show that the governmental organizations should function as the private sector. In addition to that, it demonstrated the poor participation of local owners and signaled the destruction of cultural and historical monuments. Therefore, two approaches to the inner-city reconstruction are proposed as follows:
1. Local owners must be assisted by new legislations in order to reconstruct their properties themselves. Urban infra-structure must be provided by the government and the loan making processes by banks should be facilitated [28] . 2. Large-scale market-oriented projects should be replaced with small and medium-sized ones, owing to the fact that the sizes of land plots are small. Therefore, the authorities should support local owners in order to reconstruct their properties.
Moreover, other results of the study of Mashhad city center indicate the separation and disintegration of the totality of the city center, preparation of inharmonious development plans, diverse laws and regulations, and numerous decision-making institutions in the management scope of the development of urban centers. These conditions together with plans infl exible to local conditions and the competition of state-dependent institutions with local residents have slowed down and mystifi ed the reconstruction trend of urban centers in Iran.
Considering the existence of more than 87,000 ha of worn-out urban structures in more than 242 cities and the weakness of state resources, and the experience of the failure of the plans executed by municipalities in other cities (the execution of Navab Project by Tehran Municipality in 1981 with a length of 6 km in the city center of Tehran) [15] indicates the necessity of local participation and the application of fl exible patterns and a unifi ed urban management. Finally, all of activities that have done by government authorities in the direct intervention of Mashhad city center indicate a socio-economic fi ltering of local residence by middle and upper classes, which means that the government has worked in the interest of capital gain, not the social majority [29] .
